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COOPERATIVE FIELD
REVIEWED BY EXPERT

Development of Plan on Sound Basis
Is Practically Unlimited—Some
Safeguards Outlined

By FREDERIC CULVER,
President of Culver & Co.

In the early part of this year a panic ] tent to take a modest profit on the whole
selzed the tenants in many apartment |operation, giving its patrons in return
buildings in this city regarding the solu- | the savings reflected through quantity
tion of thefr housing situation. The production, and finally, until this type of
queston was whether or not they could ownership is n matter of universal
renew leases falling due and, if they | knowledge and practice, ready with a
could, whether or not tha increases in | COTPS of efficlent snlesmen to sell at
rent would be within thelr means. The established commission rates, the invest-
psychologieal moment had then arrived ments of those who may desire to dispose
which turned the attention of the owners | of their holdings.
of many of these buildings toward sell-
ing their propertles to thelr tenants.
How could this be done? Obylously
through the medium of & joint owner-
ship plan, called ncorrectly In common
parlance, “‘cooperative ownership.”

Spartan Slmplicity Is Necessary.

As to exterlors, the best standards
should be followed, which will give fine
architectural effect through lines and
proportions rather than through the em-
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The so-called cooperative movement in

?losfmenr. of expensive ornamentation,
these bulldings there should be no
opportunity for the display in the ex-
terior design of the wanities, mistales,
vagaries or hobbies of any one.

The Interlor should be Spartan in sim-
plicity and generous in cupboard and
closet provision, so dear to the house-

the erection and occupation of apartment
bulldings in this city started many years
ago, In cases where several peopls who
wanted to save rent by owning got to-
gether with apparently little knowledge
on the subject and litde orgunization.
They shufled along, so to speak. A

This h

ot five g

tions of the illustrious Mitchell family at Manoasset, Great Neck, L. I, wnica inciudes tmirty-iwo acres, with
outbuildings, has been purchased by Payne Whitney to round out his estate, which now comprises about 400 acres.
served sample of the Colonial type of Long Island farmhouse built by the well to do residents of the north shore. The place was last occu- 2
pied by Charles T. Miller and ongu:ully m:luded 150 acres.

Baker, Crowall lnc.. were tlw brokers.

wife : practidal in its kitchen equipment,

large and more ambitious project, under
the name of The Navarro Apartments,
consisting of the bulldings ¢alled Madrid,
Lisbon, Cordova, Barcelona, Saragossa,
Granada, Tolosa and Valencia, next ap-
peared. How this project ever could
have made headway i a mystery., It
was financially built on foundations
placed on quicksands and it falled. The
losses to many were heavy.

There were several bulldings of this
type in existence prior to 1896 which
were falrly successful, as: The Knicker-
bocker, Fifth avenue and Twenty-eighth
street; the Gramercy, 80 Madison
avenue; 121 Madison avenue; the Bar-
rington, BEast Twenty-fifth street; the
Randolph, West BEighteenth street; the
Hubert Assoclation, West Fifty-ninth

free from dark holes and long corridors,
having godd sized rooms, with ready
accessibllity from one part to another.
The Introduction of light and air should
be foremost in the mind of the dealgner.
The occupant should be left free, after
having bean given a perfectly comfort-
able *“move-Iln" proposition, to carry
forward further elnboration of the
premises at his own expense and not by
the contributlons of his co-assoclates.
The cost of procuring and running a
private residence in a similar location
and with the same area ls far In ex-
cess of that of a Joint ownership build-
ing, but the ease of living in a Jjoint |
ownership building is its greatest elaim,
Freedom from the furnace man, watch- |
man, snow shoveler, caretaker, tinsmith,
plumber; a thousand other nightmares

urally

| enrly duys of New York city.

street; the Rembrandt, West Fifty- 5 " | residences
seventh street: the Chelsea, 222 West of this character annexed to the Indi

vidunl house, flit through one's mind.

Field Is Almost Unlimited.

A well organized Joint ownership
building always holds 2 title insurance
polley for full vulue of its property, its
accounts are usually kept and audited
by a respongible trust company, and
therefore a depehdabla examinatlon of
Its title and financlal affairs can quickly
be made, so that transfer of a block of
its stock is simple as compnrcd with a
transfer of title to real estate.

This class of ownarship makes for
comfort, ease and economy in living con-
ditfons, and is bound to become de-
servedly more popular when better un-
derstood and executed with business
Jjudgment and Integrity. It lends iiself
with equal facility and advantage to
suburban developments.

The field then for activity in this line
should practically be unlimited. The re-
sults cannot fail to be satisfactory if
the methods employed do not vielate any
of the well established standards of or-
ganization and action.

When times become normal the beach
will be strewn with the wreckage from

Twenty-third street.

Look for These Essentinls.

Let us ges what ure the esscntials of
n joint ownerahip buildi to be erpcted
for a group of Joint owners. The skilful
selectlon and purchase of the proper
site ; the knowledge to select the correct
types of apartments to be created; the
lnyout of the proposed floor plans by a
housing expert with genius and a wide
experience In solving these problems ; the
ability to produce the bullding so eco-
nomically that the apartments on com-
pletion may be rented at a price under
market rates, and the abandonment of
ull factors of cost which do not add to
practical and commercial suceess.

Only in exoceptlonal cases should the
mortgage on the premises he In excess
of 60 per cent. of cost; It should be at
as low an interest rate and for as long
n term us possible, with annual amorti-
zatlon of as near 3 per cent. as the
enrnings will permit. Under these con-
ditions the tenant owner can safely rely
on a saving equivalent to from 12 per
ecent, to 156 per cent. per annum on the

80's,

out

investment, It-nh‘rprim's planted on a frightened ten-
The constructor of such un operation | antry, under the pleasing title of “co-
whould abandon any enterprise, even | operative apartment bulldings.” Let us

though salable, which will not conservi-
tively show satlsfactory savings for the
owners. Such contractor must be con-

DRY GOODS DISTRICT
VERITABLE ‘UTGPIA’

Landlord and Tenant Smoked
the Pipe of Peace as They
Agreed on Rents,

hope that the cooperative features In |
such enterpriges will not be confined to
¢fforts to minimize losses,

terms satisfactory to both. He told me
that a few days afterward he had met a
friend whom he called by his first name
and who wae an active real estate
operator and builder and had told him
of our transaction. The operator re-

plied:  “Where {s this Utopln where a
tenant, in these times, is comsuited as
to the amount his rent can be ad-

vanced?' and my tenant replied: *“The
ol Dry Goods district.”

To sum up, therefore, the facts are
these: The district Is full, with a wait-
ing list; soma firms starting business
are looking for places there; rents gen-
erally have not been ralsed more than
enough to meet increased expenses and
a falr return for capital invested and
slight depreciation; leases have been
made in many cases for ten years—an
unusual tarm In this section of the ety ;
eighteen or twenty bulldings have been
purchased for ocoupancy: the “esprit
de corps” Is bettor than ever, and what
“To Let" algns are up are only there
becauge some tenants are slow In decld-
Ing on thelr future requirements.

In closing T feel that I shoul not
omit a reference to the loss the distriet
has sustained In the death of Daniel
Birdsall, a ploneer, a leader, an up-
bullder apd a model for the younger
generation of real estate men.

NEW HOMES PROVIDED
ON COLUMBIA HEIGHTS

By E. SINCOX,
of the Jackbert Realty Company.

Those who are postponing the pur-
chase of homes in the belief that there
will be a drop In the price of realty In
the near future are simply decelving
themselves. Expert realty investors—
men who have followed the market for
n Ufetime—know and advise differently.
In fact they simply observe the law of
supply nnd demand. It i8 not hard to
understand. With the present demand
for living quarters and lack of supply
or in ability to meet this demand a
drop In pricea [s out of the question,
Thoese are abnormnl times.

In this connection It should Intersat
peaple of refined tastes to know that
there I8 an oepportunity to secure one or
more well planned one famlily eity dwel-
lings, complete In every detnll as re-
gards modern appointments and ait-
urted in a chofce location.

‘I'ne houses referred to, flve In num-
ber, were recently completed by the
Juckbert Realty Company, Inc., at

of Malc

By ALFRED R. KIRKUS,
Beoretary of the Now York, Manhattan,

Oentral and Colonial Real Estate As-

sociations,

The “Old Dry Goods District” adja-
cent to Worth street was put on the map
about sixty years ago by merchants who
had been scattercd from Park place
down Broadway, &c., and the bulldings
were bullt and owned largely by these
merchants and still have the prestige
and many of them are still occupled by
successors of the orlginal settlers.

A large majority of the bulldings waere
bullt fifty or more years ago and, while
retaining the dignity and simplicity of
that perlod, have been steadlly improved
and rejuvenated, and, while retaining
sunbght and alr from the stora floor up,
now have proper modern elevator ser-
vice, heating and lghting.

Any doubts that at times have existod
as fto whether this district had “ocon-
tinued (n life"” have been completaly dis-
slpated during the past year In ways
that are distinctive from the general and
long hoped for activity in other sections
of the city.

Original Ownership Basis Revived.

There has besn practically no buying
for spesulation. There has been more
Investmeat buying than for very many
years, the majority of bulldings being
purchased by morchants who occupled
or wanted to occupy, tham for their own
ase, and the original basis of ownoership
Is therefors revived In a most healthy
and conservative way.

Probably the principal reason for the
atability of this mection has heen the
close, real friendship betwoeen the ten-
ants and larger owners; the willingness
to take a comparatively small but reg-
ular. return on the investment rather
than changing the rente to moeet the
tomporary or varying conditions of busl-
neaw ; to make or request reasonabla im-

streats,

atreets.

around

figures,

vator,
within

marine

risen h

nnd

do with
there have remalned, segregated In flhnt
immediate nelghBorhood, coffee on Front
and Water stroets,
Front and

pleasant,
in the leaf and Its
abllity destroyed.

(many of whose names were
my article on the Syrian quarter in tha
early part of last year)
cause of the prevalling westerly breezes
across the cool surface of the Hudson
In summer and alse for protection from
the severa easterly winds of winter,

So South street,
ferry and runs on the east of the islandd
as well ns the south end,
ping business.
the sall wvessels at
created a forest of spars and rigging,
of which their jibbooms
across South street almbst into the of-
fices of the ship brokers and shipchand-
lers, as if to see that the detalls re-
garding the incoming cargo or succeed-
ing trip were belng properly arranged
by their captains and owners.

Here naturally came the various busi-
nesses having to do with shipping such
as sall makers’ riggers, warehouses and
aul.nrs boarding houses of “shanghal-
ing" fame, which provided the social lite
on shore for thoss
and has furnished so many ¢
fictfon as well as in real lfe.
of such tales where fact and fiction were
skilfully blended
selves have I listencd with eager atten-
tlon when a boy In the “fo'c’sles”
vessels  sailed
Charles B, Parsons, who later was one
of the ship brokers on South street and
still later president of the Maritime Ex-
change for four years.

len

sugar on Wall,
streets near the Intersections of these

What World Trade Hag
Done for Shipping Centre

THE ORANGES HAVE
INDUSTRIOUS BOARD

By WALTER B. PARSONS,
Cruikshank's Sons,

of Wm.

Business connected with shipping nat-
sought
| tower end of Manhattan Island in the

the waterfront at the

The west-

'erly side, however, was chosen for the

citizens
glven In

of the wealthier

probably be-

which begins at the

got the ship-
Here, even through the
the wharves

reached

the mast"
ustories for
To many

“before

by the heroes them-

of the

by my father, Capt

Still Iteininus Early Impress.

Of the various businesses that had to
spocial

cargoes landed there

tobacco on Water,
Pearl streets and that part
lane near Pearl street and
Water, Front and Pearl

The indlcationa are that these

o

modern bullding equipment.
largely occupled by n single tenant.
in those having tobacco there ls apt to
be no other kind of goods,
of almost anything else, no matter how
Is readily absorbed by tobaceo

are

interesta will remalin there for some time
to come.
change Bullding Is at Hanover square on
Pearl street, extending through the block
to Beaver street. The F&deral Bugar
Refining Ce
lnrge twelve story Tontlne Bullding at
the northwest corner of Wall and Water

The Coffea and Sugar Ex-

y T ly ght the

In 1919 thers was a great scramble
by the tobacco and coffee people to se-
cure permanent
In and about Water and Front stroets,
sonding thoe prices for these
ertios from a
$25.
which wis soon recognized
their intrinslc worth under the
conditlon, to approximately double these
Nearly
that wus not tied up or already occupled
by the owners.
entirely made up of four and fAve story
brick loft bulldings,

homes for themselves
old prop-
long standing value of
000 to §30,000 for inside lots,
ns  below
changed
mold

everything was

This sectlon s almost

many without ele-

heat or electric llght, although
stone's throw of the most
They are

And

ne the odor

flavor and market

Oecapants of the Rear Tier.

Further back from the waferfront the
Insurnnce people
grouped In William, Beaver, South Wil
fam and Btone atreots,
Delmonico restaurant,
the use of these Intercsts

nre closely
around the old
now converted to
Values have
to around 575000 for the

chenpest and $150,000 for Inside units
diaproportionately
choleest corners. Tmmediately neross the
street the large bullding of the
Exchange and the oMces of Its brokers

mora for the

Cotton

provements and repairs: to have tenants | Orange and Hicks streets, In that Wis- | fn the Immedinte nelghborhood are the
feel that oven on short term lanses they | lorical section of Brooklyn khown as | only avidences of that business left in
would b given the preferance, wherevar | Columbin Helghts. This I8 one of the | yhie distelet,

pocsiblo, over others and that their busi- | most delightful residential districts of | With the decline of malling vennets |
nexd place was also thelr business home. | the city, overlooking Manhattan snd the | ¢he sallmakern, rlggers, ship chandiers
amd the building up of a neighborhood | hay, and In proximity to the 8t Georgs | und sallors’ hoarding houses followed,

fenling that Ix felt by landlord and ten-
ant alike,

Tiven In the demand recently caused
by tha lack of new bulldings, most own-
ers In this distriet have thought more
of stablliming It than of gotting the
freatest possible rentals, and tenants
have been appreciating this attitude by
paying ndnncu to tully cover Ineranned
oxXP of , e,
and frequently making, at thelr own ex-

and Margaret hotels.

The houses are of hrick construction
and consist of three stories and base-
ment. Kach house contains ten roc
and thres baths, and s up to date In
every particular, substantinlly econ-
struated and artistioally finished and
decorated, They are equipped with
every modern convenlence, such as
steam heating system, sanitary plumb-
Ing, electric lghting, gar ranges, gan

The modern
Institute,

bullding of the Seamen’s

which now stande at the cor.
| ner of Bduth street and Coentles (collo-
| quinlly known as Quiney)
a distinet advance over the atiractions
formerly
houses and saloons that lined the water
front and whome “schooners'
passed. The warehouses have remained
dintributed
the less valuable streats,

Bllp,

offored by the Thoarding

have algo

entire distriet on
Thoe towhont

over the

mnarka |

pensa, alterations and improvements to | hot water heaters, awninge, window | . panios now have thelr afflees seat-
thoir premises becauss of thelr feeling | shades. Three nearby subway stationn | 0 from South street to Hroadway,
of mecurity In the permanence of thelr | make anccefs to and from the various | go. yhay nre the grentest mixers In the |
ocsupancy at a reasonable rental, borougha convenient, It belng, for In- | o g ne n moment's reflpotion wilt
- stance, only five minutes to Wall strost | . The lo business with almost

District Was Called “Utopta.” and fifteen minutes to Forty-second .-lﬂ‘?"]l-!': lI';mI flonts, from pullinge n

[ am proud to Nlustrate this by quot- | ®treet. Manhattan, ruft of logs or seow with a cholee
ing from what was told me by one of N cargo of refuse bound for Marren
our tenants. T had recently oxtended ““”‘ Inland Market, Island, to fussily asslsting into (ts berth

A lease that did not expire for two more Corneliue G, Kolff nold for James Lyon
had explained

yearn 1 our inereased

mu. repalrs, &c.,

our renswal #f
[N

atlantle

an aristocrntie levinthan of the trans-

lanas  bringing ambassadors

and ministers from forelgn courts,
brokers

/

The

moved west with a ten-

|

Jersey Realtors Report Many
Lines of Constructive Work
Mapped Out for 1921,

deney toward Whitehall, State street,

lower Broadway and Broad street.
New and Broad streets have become
in g0 far as their lmprovements and

business are concerned, practically a = N .
part of Wall street as far south as By RAYMOND CONNOLLY,
Beaver styeet. The southerly corners| president of the Real Estate Board of

of Broad and Beaver streets have the
bulldings of the Consolldated Stock Ex-
change and the American Bank Note
Company. The new building of the
Seaboard Natlonal HBank Is belng erected
on the northeast corner. Just below
Marketfield street, at 78 and 80 Broad
street, I8 the Marltime Exchange Bulld-
i, l sold this plot, GL7x107x Irregular,
containing o five story brick building
pecupled by a tobaecco concern, for the
Inte Edward . Searles in 1902 for $200,-
000. It wuas extensively remodelled for
thelr exchunge floor, which had been
In the Froduce Exchange Bullding, and
the upper part for offlces. The cost
of improvement was about §141,000, Dur-
ing the lnst year they refused an offer
reported to be somewhat in excess of
thelr investment.

Further down Broad strest is im-
proved with the bullding of the All
Ameriea Cable Company, the restored
Fraunces's Tavern, which held the his-
toric scene of Washington's farewell to
his officers ; the Bush Terminal, the biz
alxteen story Telephone Bullding, the
Contennia!, Harbor View, the latter un-
der construction, and the Broad Street
Hospiinl, at the corner of South street,

As the big steamship lUnes grew they
centred about State and Whitehall streets
und Broadwuy below Exchange alley,
formerly ealled Tin Pot alley, as a metal
plate th itil! prociaims. The Battery
Park, Chesebrough and Maritime bufid- |
ings wore amorg the first of the large |
modern ofiice bulldings to be erected to |

the Oranges.

Much constructive work was accom-
plished during the last year by the mem-
bers of the Real Estate Board of the
Oranges, which comprises all the prome-
inent real estate men throughout” the
Oranges and Mnplewood., The pre -r~|1K
board was formerly known as the sL
Orange Bouard of Brokers and was in-
varporated in Pebruary, 1811, and com-
prised only men deing busir in the
city of East Orange, but on April
1820, the name of the board was changed
to the Renlty Board of the Orange
ut that time the territory was or
to take In the rest of the Oran
Maplewood.

Problems of concern to renltors and
especiully to property owners have been
discussed and acted upon during the last
yeary The most important matter that
hnazrnrnc

before the members lsa the

quedtion of proper housing. This has
been handled by a committes appointed
by the board and by the members at
large, who have induced bullders to erect
more than 1,000 moderate priced dwell-
Ings, and also the work of the leglsla-
tive commlittée working in con
with the Btate Hoard of Brokers on the
plan to solve the capital phase of
houging problem by using the State
| eredit to ridlses money for home builders
The plan involvea the lssue of bonds
loaned to groups of bullding und loan
associutions. The collateral will be In
the form of mortgages held agninst real

estate Investments by the memb
care for that trade in this neighborhood. | 1}. various associations. This commit-
Just north of that group is the blE|t.s recommends that the State lssue
United States Custom Hcuse. The old |5 .n cant. tax exempt bonds, allowing
1 » o Pag " 1
bu"'d,m" was in W "!'J street and I8 NOW | v building and loan association to dis-
the home of the Natlenal Clty Bank. | .,unt their mortgages to an extent of

When the hank remodelled the bullding | g5 nor cent. of the unpald b s, The
It retained the appearance of the old| Ryl Estate Board, appreclating the
Custom House on the Wall street front in the housing situation, feels that
The strests directly south of the Cus- |, tnte Legisiature will see the st
House are rapldly belng improved | v to find & feasible schorme to salve
with modern buildings for the steam- ousing probiem and will give the
ship business, among the most artistic consideration
of which is Furness House, at the south- sommittes of board bhas also
corner of Whitehall and Pearl work or propositton  of
Bt td. The b.g Whitehall Bullding, at » zonlng in East Orange. This s
ttery pluce, housed all kinds of wit work and when completod
sse allled to shipping and harbor aterially help the growth of the
interests, and so did the blg Bowling| oiiy. Charles C. Lurich, the Joglslative
Green Bullding at 11 Broadway. No. 1| committee member of the bokrd, has
Brondway, formerly the Washington | peen at work for some time *n wonjune-

Bullding, and general headquarters for
the wholesale coal dealers, Is belng re-
modelled by the International Mercan-
the Marine. ‘e

tlon with the Btate board to effect this
year a State Heense law whoereby men
entering the real estate business musy
guallfy before State authorities. This
important subject was discussed at the
lon held nt Atlantle Clty and it
pe of the New Jersey realtors

Detalls of Connrd Bullding,

Is thu

The most notahls Improvement in thia

it thut 1 law will be placed on the
section s E’m twenty-three atory Cu-| .r¢, viks thls year, the object being
nard Bullding under construetion at| ;. ininate from the profession Incom-
Broadway, Morrls street and Trinity petent  persons and  those. considersd
pinee.  Euach floor has a rentable area anfit . |
of about 00 rquare feet and Is rented | "oy our Eatate Hoard of the Oranges
to not more than one tenant. Leases| ... .. practien] study of ':h\-
nro mude ot less than twenty-one| ... . qiie of forms used by resitors. |
¥OATH At {1 1 to 8.9 n square foot. and Has had pressnted. to It for mot "l\":
This m that each floor brings In| ... o form of contract that in the
nbout F@N0 annually. It Is practically future will be used by all ronltors
all rented, though the bullding 8 far| gp. om0 the State, thus simplifying
from completion. In the next block | and making uniform all sales AgToe-
notth, the old Hamburg-Amerlean Line | g oo 3
Bulldlng is occupled by the United All of the members of the Teal Fatate
States Shipping Board. I have included H‘I’I.I’"l hiave had n mont .“.'.,‘,.hml“‘,.;.r'
the latter, although its usefulness in the | 1. 1520 nnd look forward to 1021 as
shipping world has been subject to dis- lmtnc' ot ag good If not .L:-'tt-‘r
pute. The Harriman steamship inter- |y o the world iz still con.
eats have Just bought the Gaston, Will-| ¢ 000 ormal conditions we
inmas & Wigmore improvement at % to39|, = h the perlod of ox-

Broadway.

Nos. 11 to 3 Broadway, untll recently
the last of the old rookerles In that see-
tion, Is being rebuilt Into & modern bank-
Ing bullding and has just been taken over
by the largest Rumanian bank, which,
somo of the other forelgn banking
houses In this Immediate nelghborhood,
does u Inrge buslness In exchanging the

hat racterized American
the last twelve months and
transition to a normal basls is rapidly
approaching

“ITM" SULLIVAN SALE COMING.

Aunctionpger Wil

ke

Offer Assets and

money of Immigrants or emigrants take Secarcities January 11.

ing pamsage on the steamshlp Ilnes #a

whose offices are closs by. This s & The auctlon it e “:"'F “ml--“‘r“r"-

net leano for twenty years and aggre.| tes of the estate of “Blg Tim" Sulll.

gates nearly SLE0O000 for a six story,| VOO '-\'hl_- = ',m‘,‘ Veral Cmas besn pokt-

basement and sub-busement bullding,|Poned, will be hLeld on Tugsday, Junu-

) ary U, by Heary Brady, auctioneer
Rumors of fur r postponements have

The Kerr Steamsahlp Navigation Com-

pany's bullding, just finished at 44 Bea- rest by an order from Su-

Tustice Henediet In Brook-

been set at
preme Court

ver atroet, adjoining the Consolidated
‘--| ok Exchange, and that of the Munson | 1Y Who has definitely consented to the
amship Line at Beaver, Pear! and|"l® -
“ all streats, are noteworthy additions| In order to clarify the sltuation Clus-
to the steamship Interosts, although a tavos A re of Hogern & HRogers,
e [ d i 1 wnak sy F

Httle out of the centralized mection for | M11OTNY Mot I:”. '_" ;'i”““ the

them. The Intter In just moross tha| FeC0lVer. duainred - "T"r"" that the

wtreot from the venernble Beaman's|00ton ; ""'{:' ,'“,m n'"'. Th.. v

Mank for Savings, founded many yenrs nt e tillam B l-‘ll..' gomn,

ago for the purposs ita name Indleates 7% 07 unael of New York,

and which, 1 am told, stiil holds for|the formor recelver, In which charges

senmen funds for which they will nevep| of wasto n mismanagement of the es-

Feturn. tate wore made, would not In any way
interfore with the sale ndvertised for
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